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July 12, 2019 
 
 
City of Ottawa 
Planning and Growth Management Department 
Infrastructure Approvals Division 
110 Laurier Avenue West, 4th Floor 
Ottawa, Ontario 
K1P 1J1 
 
 
Attention: Mr. Harry Alvey, P. Eng. 
 
Dear Sir: 
 
Re: 1966 Roger Stevens Drive, Ottawa 
 Servicing Options Statement and Conceptual Servicing Report 
 Our File No.:  119018 

 
Enclosed is a ‘Servicing Options Statement and Conceptual Servicing Report’ for the proposed 
distribution centre located at 1966 Roger Stevens Drive, in the City of Ottawa. This report is 
submitted in support of Re-zoning and Official Plan Amendment applications.  This report should 
be read in conjunction with the Conceptual Stormwater Management Report also prepared by 
Novatech. 
 
Should you have any questions or require additional information, please contact the undersigned. 
 

Yours truly, 

 
NOVATECH  
 
 
 
 
Cara Ruddle, P. Eng. 
Senior Project Manager | Land Development Engineering 
 
 
cc:  James Beach – Boundary Road Development Inc.  

 
 
 
 
Cara Ruddle, P.

NOVATECH  
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1.0 INTRODUCTION 

Novatech has been retained to prepare a Servicing Options Statement and Conceptual Servicing 
Report for the subject development. This report outlines the servicing options for the proposed 
development with respect to water, sanitary and storm drainage in accordance with the City 
Official Plan. Conceptual Servicing will also be discussed for the proposed development.  This 
report is being submitted to satisfy the requirements for the application of Re-zoning and Official 
Plan Amendment.  The subject site is located at 1966 Roger Stevens Drive at the intersection 
Roger Stevens Drive and Highway # 416.  The legal description of the site is Part of Lot 21 and 
22, Concession 2 (geographic Township of North Gower) now in the City of Ottawa.  Figure 1 is 
a Key Plan showing the site location.    
 

2.0 EXISTING CONDITIONS   

The subject property is located on the south side of Roger Stevens Drive and is bounded by 
Highway 416 to the east, rural residential and undeveloped forested lands to the south, residential 
rural estate lots to the west and Roger Stevens Drive and undeveloped/farm lands to the north.  
The site is approximately 2.5km to east of the Town of North Gower.  Currently there is an existing 
residence and associated farm buildings on the property.   
 
The parcel is approximately 49.4 hectares in size.  The topography of the site is perched in the 
center where the existing farmhouse and barns were located and generally slopes away to the 
property lines.  Figure 2 is an existing conditions plan showing the current state of the site. 
 
The original development concept for this property is known as the Jordel Acres Subdivision which 
included a row of single-family homes along Third Line Road South (some of which have been 
constructed).  The remainder of the site was to be a commercial/industrial park.  This Plan of 
Subdivision is registered but the Industrial Park portion of the site was not constructed.  The 
Servicing Options Statement portion of this report will review the servicing options with supporting 
documentation provided as part of the previous development concept.  The Conceptual Servicing 
portion of the report will review the servicing options and in relation to the previous development 
concept and what is allowable for the subject property.   
 

3.0 PROPOSED DEVELOPMENT  

The proposed development consists of a single large distribution warehouse, distribution trucking 
parking lot, staff parking lot, and a stormwater management facility. The site will have two 
accesses from Rogers Stevens to the staff parking area.  A third access from Roger Stevens is 
provided which will serve as the truck access.  Figure 3 is a proposed Conceptual Site Plan 
illustrating the proposed development.  The original Registered Plan of Subdivision is provided 
for reference at the rear of the report in Appendix A.  
 
The business type proposed for development will be relatively “dry” (domestic use only) with 
respect to water and sewage generation.  The uses will likely be transportation based fully utilizing 
the proximity of the site to the Highway # 416 transportation corridor. 
 
It is proposed to service the development with private wells and a private sewage system.  This 
report is written to provide support for this form of servicing for the development.   
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4.0 EXISTING POLICY FRAMEWORK FOR SERVICING OPTIONS OR TERMS OF 
REFERENCE  

4.1 PROVINCIAL POLICY STATEMENT 
 

The Provincial Policy Statement (PPS, 2005) states that municipal sewage and water services 
are to be utilized where possible.  Private communal sewage and water services can be utilized 
if a Municipality so chooses where municipal services are not available or where established 
policies exist to ensure the servicing satisfies criteria outlined in Section 1.6.4.1 of the PPS. 
 
Communal water systems are shared facilities for the distribution of water to multiple residences.  
Communal sewage systems are shared facilities for the collection, treatment and disposal of 
sewage. These systems are not connected to a Municipal System.  For communal development, 
the Municipality is responsible for ownership as per Section 52 and 53, Ontario Water Recourses 
Act, R.S.O. 1990, Part VIII, Environmental Protection Act, R.S.O. 1990. 
 
Individual sewage and water services can be used in development of five units or less where 
municipal or private communal services are not available and where site conditions are suitable.  
Rural developments of greater than five units can also use individual sewage and water services 
where land use is in accordance with Section 1.1.4.1(a) and where site conditions are suitable for 
long term use of such services. (Refer to Sections 1.6.4.2 to 1.6.4.4 of the Provincial Policy 
Statement for more details.) 

4.2 PROCEDURE D-5-3: SERVICING OPTIONS STATEMENT 
 

A Servicing Options Statement is required for a development where the proposal is to use 
servicing other than existing municipal services. The Servicing Options Statement must review all 
possible servicing scenarios including municipal, communal and private servicing.  MOE 
Procedure D-5-3 (March 1995) requires that the Servicing Options Statement should address the 
proximity of existing servicing and possible future connections to the existing municipal 
infrastructure, evaluation of each servicing option, and provide any documentation supporting the 
proposed servicing option for the development. 

4.3 CITY OFFICIAL PLAN 
 

Section 2.3.2 – Water and Wastewater Services, item 12 states that ‘all development outside of 
Public Service Areas will be based on private services.’  Since the subject property is well outside 
of the Urban Boundary it is not located within a Public Service Area and private servicing is 
required.   
 
Section 4.4 of the Official Plan states that proponents of development must demonstrate that the 
servicing proposed for a development is adequate. Since the proposed development is to be 
serviced by private well and wastewater systems, the policy 4.4.2- Private Water and Wastewater 
Servicing applies.  This policy states that ‘Private individual services will mean a privately-owned 
and maintained well-water supply and a privately-owned and privately-maintained wastewater 
disposal systems that services the development on the lot upon which they are located and which 
will remain under one ownership.’ 
 
Policy 1 (items a) to e)) of Section 4.4.2 of the Official Plan states that sufficient information is to 
be provided to ensure that adequate groundwater exists to service the development, that the 
groundwater meets the Ontario Drinking Water Standards, Objectives and Guidelines, and any 
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neighbouring wells will not be negatively impacted.  It is also required to show that the wastewater 
system will not negatively impact the new well or the well on neighbouring properties.  

 

5.0 ENVIRONMENTAL SUITABILITY AND EVALUATION 

A Hydrogeological Study Report, Jordel Acres Proposed Subdivision, prepared by Sauriol 
Environmental Inc. (June 1999) has been completed for the subject site.  The following 
information summarizes their findings.  

5.1 SUITABILITY OF THE TERRAIN 
 
5.1.1 TERRAIN 

 
There is a high point that runs diagonally across the site that splits the site drainage.  The eastern 
half of the site drains south easterly to a culvert under the Highway # 416 eventually outletting to 
Stevens Creek.  The western half of the site drains north westerly to the Roger Stevens Drive 
road side ditch with outlets to a culvert under Roger Stevens Drive.  This existing ditch system 
drains to Stevens Creek.   

5.1.2 SOILS 
 
Three (3) test wells were excavated as part of the terrain evaluation.  The test wells concluded 
that there are three types of soils present on site.  The ridge area consists of glacial till and the 
lower areas consist of a clay material with some parts overlain by a thin sand material.  The 
bedrock is approximately 8 to 13 metres below grade. 

5.1.3 GROUNDWATER SUPPLY 
 
The Hydrogeology Report indicates there were two existing wells on the property which serviced 
the existing farm house and barn.  Three additional test wells were drilled to assess the quality 
and quantity of groundwater of the bedrock aquifer.  The water bearing zone was found between 
15 and 32 metres below grade.  Pump and recovery tests were completed on the three wells 
constructed.  These tests concluded that the aquifer can supply adequate water for the domestic 
demands of the previously proposed industrial/commercial subdivision and that there were no 
adverse effects on neighbouring wells.  It was concluded that the groundwater is good quality and 
it is recommended that the shallow bedrock zone be used as a source of groundwater since there 
is less mineralization (lower levels of chloride, sodium and conductivity).   There are elevated 
levels of hardness and at time iron and these aesthetic parameters can be treated with water 
softeners.    
 

5.1.4 SUITABILITY FOR SEPTIC SYSTEMS 
 
Sixteen test pits were excavated to complete grain size analyses and percolation tests of the 
various soil materials to determine the suitability for septic systems to service the proposed 
industrial/commercial development.  The existing clay material has low permeability and imported 
material will be required for the septic system.  The existing neighbouring wells were reviewed for 
nitrate levels and confirmed that the existing bedrock aquifer is isolated from the existing wells.  
Therefore, the proposed development can be serviced by septic systems.   
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5.2 SUITABILITY OF DEVELOPMENT 
 

5.2.1 MUNICIPAL SERVICES 
 
Municipal Infrastructure exists within the Urban Boundary of the City of Ottawa with the exception 
of some villages such as Richmond, Munster and Manotick.  The Official Plan (Section 5.6.1) 
states that servicing in rural areas or outside the urban boundary is provided with private servicing 
(wells and sewage systems).  The closest municipal watermains are located 12 km away 
therefore, the option of servicing the subject property with Municipal Services is not a viable 
option.   
 

5.2.2 COMMUNAL SERVICES 
 
Communal services are the preferred means of servicing development in areas where full 
municipal sewage and water services are not or cannot be provided and where site conditions 
are suitable over the long term.  Communal servicing is an option where there are five or more 
units to be serviced.  Communal services are also typically used where there is a compact lot 
layout or higher density units.  The cost of providing a water treatment plant, sewage treatment 
facility and the financial aspects of a responsibility agreement with the City of Ottawa make this 
option economically challenging.  Communal servicing is not a viable option since multiple units 
are not being proposed in the development concept.   
 

5.2.3 PRIVATE SERVICING 
 
As indicated above the Official Plan states that private servicing is the preferred option for 
properties outside the Urban Boundary.  The subject site is located outside the Urban Boundary 
and therefore, private servicing is the preferred option.   
 
The Hydrogeological Study Report states that the on-site soils are suitable for septic systems and 
have made recommendations on the type and size of systems based on the previously proposed 
industrial/commercial concept.  The design will be modified based on the current development 
proposal.  The design flow of the sewage system be greater than 10,000L/day a Ministry of the 
Environment, Climate and Parks approval would be required.  
 
The Hydrogeological Study Report also indicates that the existing bedrock aquifer can supply 
good quality groundwater and there is adequate quantity to service the existing Registered Plan 
of Subdivision.  Additional Hydrogeological work will be required at the time of Site Plan to 
determine the impacts of the proposed development’s water taking on the aquifer. 
 
 
 

6.0 SITE SERVICING 

A preliminary servicing design has been completed to provide a conceptual design and confirm 
that the proposed development is serviceable.  This report will provide information on the 
preliminary water, sanitary and storm servicing of the proposed development.  It is understood 
that the demands/flows from the proposed development may vary throughout a year period 
depending on the number of employees on site.  Therefore, preliminary calculations are provided 
for the peak and off-peak seasons.  Refer to Figure 4 Conceptual Servicing Plan for servicing 
details. 
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6.1 WATER SERVICING  
 
The proposed development will be serviced with private wells.  The following calculations show 
the various water demands for the proposed development.  Water demand is calculated based 
on employees, truck drivers delivering to and from the facility and internal hose bibs used for 
cleaning purposes.   
 
Average Day Water Demand 
 

The average day demand of the system is calculated as follows:   
 

Approximate Number of Employees 
2,200 employees (Off-Peak Season, January-November) 
Average demand per employee = 75 Litres/day 
 

2200 x 75 = 165,000 Litres/day 
 
Approximate Truck Traffic 
There will also be a water demand related to the truck drivers accessing the facility.  During the 
off-peak season (January- November) there will be approximately 150 trucks/day accessing the 
facility.  Assuming that each driver utilizes the washroom facilities, the average day flows are 
calculated as follows: 
 
150 x 8L/day = 1,200 Litres/day 
 
Internal Hose Bibs  
There will also be miscellaneous internal hose bib use throughout the day.  Assuming that the hoses 
could run for 5 hrs. at a rate of 40 Litres/min., the average day flows are calculated as follows:   
 
5 hrs. x 40Litres/minute = 12,000 Litres/day 
Average Day Summary 
Employee use + Truck driver use + internal hose bibs  
165,000 Litres/day + 1,200 Litres/day + 12,000 Litres/day  
= 178,200 Litres / day 
 
Peak Season Demand 
The average day demand of the system is calculated as follows:   
 
Approximate Number of Employees 
3500 employees (Peak Season, November-January) 
Average demand per employee = 75 Litres/day 
 
3500 x 75 = 262,500 Litres/day  
 
Approximate Truck Traffic 
There will also be a water demand related to the truck drivers accessing the facility.  During the 
peak season (November-January) there will be approximately 215 trucks accessing the facility.  
Assuming that each driver utilizes the washroom facilities, the peak season day flows are 
calculated as follows: 
 
215 x 8L/day = 1,720 Litres/day 
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Internal Hose Bib 
There will also be miscellaneous internal hose bib use throughout the day.  Assuming that the hoses 
could run for 5 hrs. at a rate of 40 Litres/min., the peak season flows are calculated as follows:   
 
5 hrs. x 40Litres/minute = 12,000 Litres/day 
 
Peak Season (Maximum Day) Summary 
Employee use + Truck driver use + internal hose bibs 
262,500 Litres/day + 1,720 Litres/day + 12,000 Litres/day 
= 276,220 Litres / day 
 
The peak instantaneous water demand of the facility will be met by the internal water system.  
The internal water system will consist of storage tanks and a jet pump system to maintain the 
internal operating pressures. 

The wells will be required to meet the peak season average day demand of 276,220 L/day 
(50USGPM). 
 
Fire Suppression 
 
Fire suppression water will be provided by way of above grade storage tanks.  The tanks will 
supply the proposed pumphouse with fire suppression water.  The pumphouse will supply the 
required demand to the sprinkler system and on-site hydrants.  The fire suppression system will 
be a private system, owned and maintained by the property owner.  A fire suppression consultant 
will be part of the design team for the Site Plan stage of the project. 
 

6.2 SANITARY SERVICING 
 
The proposed development site is not within the City of Ottawa sanitary service area.  An on-site, 
private sewage collection and treatment facility is proposed with surface discharge of the treated 
effluent to the existing municipal drain and culvert that runs under Highway 417 and drains to 
Stevens Creek.   
 
Sewage Collection  
 
Similar to the water section of the report, the average sanitary flows are calculated for the off-
peak season and the maximum sanitary flows are calculated for the peak season as follows:   
 
3500 employees (Peak Season, November-January) 
Average flow per employee = 75 Litres/day 
 
3500 x 75 = 262,500 Litres/day  
 
 
There will also be a sanitary flow related to the truck drivers accessing the facility.  During the 
peak season (November-January) there will be approximately 215 trucks accessing the facility.  
Assuming that each driver utilizes the washroom facilities, the peak season day flows are 
calculated as follows: 
 
215 x 8L/day = 1,720 Litres/day 
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There will also be miscellaneous internal hose bib use throughout the day.  Assuming that the 
hoses could run for 5 hrs. at a rate of 40 Litres/min., the peak season flows are calculated as 
follows:   
 
5 hrs. x 40Litres/minute = 12,000 Litres/day 
 
Peak Season (Maximum Day) Summary 
 
Employee use + Truck driver use + internal hose bibs 
262,500 Litres/day + 1,720 Litres/day + 12,000 Litres/day 
= 276,220 Litres / day 
= 3.2 Litres/second 

The anticipated extraneous flows are calculated from the equation found in Appendix A-2 of the 
MOE Guidelines for design of Sanitary Sewer and as is follows: 
 
2.03L/mm Ø / 100m/hr 

(2.03 x 250) x (1100 / 100) 
= 5,582.5 Litres/hour 
= 1.55 Litres/second 
 
The resultant peak sanitary sewage flow to the collection system is as follows: 
 

(Avg. Flow x Peak factor (1.5)) +Extraneous Flows 
 

= (3.20 L/s x 1.5) + 1.55 L/s 
 

= 6.35 L/s 
 
The collection system consists of a series of pipes designed to convey the peak flow.  The 
collection system pipe size is 250 mm and will be installed at a slope of 0.24%.  The proposed 
sanitary sewage collection system will be capable of conveying 30.4 L/sec. 
 
Sewage Treatment Plant 
 

A private sewage treatment plant will be proposed for the treatment of domestic waste from the 
proposed distribution centre.  Based on the Ministry’s dry ditch discharge requirements, the 
system will be designed based on the following discharge parameters (characteristics): 
 
Wastewater Characteristics 
Parameter  

 
 
Unit  

 
 
Design Value  

Biochemical Oxygen Demand 
(BOD5) 1  

mg/L  350  

Total Suspended Solids (TSS) 1  mg/L  350  
Total Kjeldahl Nitrogen (TKN) 1  mg/L  70  
Total Phosphorus (TP) 1  mg/L  10  
Fat, Oil and Grease (FOG) 1  mg/L  <30  
pH 1  -  6 to 9  
Water Temperature 1  °C  10 to 25  
Alkalinity 1  mg/L as CaCO3  520  

 
The treatment plant will be capable of treating raw sewage to “Dry Ditch” discharge 
requirements as per MOECC guidelines.  The discharge effluent criteria is as follows:  
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Effluent Quality 
Parameter  

 
Units  

 
Regulatory Limit  

 
Design Value  

Biochemical Oxygen 
Demand (BOD5)  

mg/L  < 10  < 5  

Total Suspended Solids 
(TSS)  

mg/L  < 10  < 1  

Ammonia nitrogen (NH3-
N)  

mg/L  < 3  < 0.5  

Total Phosphorus (TP)  mg/L  < 0.15  < 0.05  
E. coli  MPN/100mL  < 200  < 2.2  

 
 
The discharge location of the final effluent will be to the Johnston Municipal Drain located at the 
southeast corner of the property. 
 
A pre-consultation meeting will be held with the MECP and the Conservation Authority prior to 
Site Application to confirm the design parameters above. 
 
 

6.3 STORM SERVICING 
 
There is a high point that runs diagonally across the site that splits the site drainage.  The eastern 
half of the site drains south easterly to a culvert under the Highway # 416 eventually outletting to 
Stevens Creek.  The western half of the site drains north westerly to the Roger Stevens Drive 
road side ditch with outlets to a culvert under Roger Stevens Drive.  This existing ditch system 
drains to Stevens Creek.   

The proposed development will be serviced by a combination of storm sewers, ditches and two 
wet ponds designed for quantity and quality control.  The front paved parking areas will be 
serviced with catchbasins and storm sewers that outlet to a stormwater management pond in the 
northwest corner of the site.  This pond will outlet to the Dillon-Wallace Municipal Drain.  The 
location of this proposed pond is within an existing flood plain area and will require cut/fill permit 
from the Conservation Authority.  The remaining proposed landscape areas will sheet drain to 
ditches.   
The rear portion of the site will drain to a second stormwater management pond in the southeast 
corner of the site.  This pond will outlet to the Johnston Municipal Drain.  A Conceptual Servicing 
Plan is provided at the rear of this report for reference.   
 
Refer to the Conceptual Stormwater Management Report prepared by Novatech for further 
information on the conceptual stormwater management design.   
 
 

8.0  SUMMARY AND CONCLUSIONS 

This report has been prepared in support of zoning by-law amendment and official plan 
amendment for the proposed distribution warehouse at 1966 Roger Stevens Drive, in the City of 
Ottawa. 
 

The conclusions are as follows: 

• The proposed development site will be serviced with private wells. 
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• The proposed building will be sprinklered. Water supply for fire suppression will be 
provided by way of storage tanks. The storage tanks will supply fire suppression water to 
the proposed pump house which will supply water to the sprinkler system and on-site 
hydrants. 

• The proposed development will be serviced by private sewage collection system and 
treatment facility that will surface discharge the treated effluent to the Johnston Municipal 
Drain.  

• The stormwater quality and quantity control will be provided in two proposed Stormwater 
management ponds.  

 
 
NOVATECH  
 
Prepared by:  
 
 
 
 
 
 
 
 
 

Cara Ruddle, P. Eng.    
Senior Project Manager 
Land Development Engineering    
 
 
 
Reviewed by:  
 

 
J. Lee Sheets, C.E.T.  
Director  
Land Development & Public Sector Engineering  
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APPENDIX A 
Plan 4M-1191 
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APPENDIX B 
Existing Jordel Acres Hydrogeological Study Report 






































































































































































